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EXECUTIVE SUMMARY

Qwest Communication Company LLC of Denver, Colorado, has submitted an
application to amend the Concept Plan and Proffer Statement approved with ZMAP
1985-0021 and ZMAP 1986-0015, Le Bourget Industrial Park, in order to retain Wilder
Court as a private road to serve the existing data center. Since approval of the rezoning,
the three (3) lots that were intended to be served by a public street have been
consolidated into one (1) lot. Therefore, a public street is not an option, as VDOT
requires that each public road serves a minimum of 3 users.

The subject property consists of two parcels totaling approximately 11.92 acres (Wilder
Court is a separate parcel). The site is developed with an existing 131,192 square foot
building. No increase in density is proposed. The property is located within the PD-GI
(Planned Development – General Industry) zoning district under the 1972 Zoning
Ordinance, within the AI (Airport Impact) Overlay District, outside of but within one (1)
mile of the Ldn 60, and within the Route 28 Highway Improvement Tax District. The
property is situated at the intersection of Old Ox Road (Route 606), Relocation Drive
(Route 775), and Underwood Lane (Route 866) at 22995 Wilder Court in Sterling. The
area is governed by the policies of the Revised General Plan (Suburban Policy Area
(Sterling Community)) and the Dulles North Area Management Plan, which designate
this area for industrial uses.

RECOMMENDATION

Staff recommends approval subject to the proffers dated September 7, 2010. The
proffers are currently under review.
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SUGGESTED MOTIONS

1. I move that the Planning Commission forward ZCPA 2005-0011, Qwest at Le
Bourget Business Park, to the Board of Supervisors with a recommendation of
approval, subject to the Proffer Statement dated September 7, 2010, and with the
Findings contained in the October 27, 2010 Staff Report.

OR

2. I move that the Planning Commission forward ZCPA 2005-0011, Qwest at Le
Bourget Business Park, to a worksession for further discussion.

OR

3. I move that the Planning Commission forward ZCPA 2005-0011, Qwest at Le
Bourget Business Park, to the Board of Supervisors with a recommendation of
denial.
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Vicinity Map

Directions:

From Leesburg, take the Dulles Greenway (Route 267) east. Merge onto Old Ox Road
(Route 606) via Exit 8B. Turn left onto Wilder Court to view the site on the left.
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Graphic 1. Qwest at Le Bourget Business Park
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I. APPLICATION INFORMATION

APPLICANT Qwest Communication Company LLC
Dan Gleason
1801 California Street, Suite 4600
Denver CO 80202
303-965-2779
dan.gleason@qwest.com

REPRESENTATIVE McGuire Woods LLP
Jonathan Rak and Lori Greenlief
1750 Tysons Blvd., Suite 1800
McLean VA 22102
703-712-5411and 703-712-5433
jrak@mcguirewoods.com and lgreenlief@mcguirewoods.com

REQUEST A Zoning Concept Plan Amendment (ZCPA) to revise
the approved Concept Development Plan and Proffer
Statement approved with ZMAP 1985-0021 and ZMAP
1986-0015, Le Bourget Business Park, in order to retain
Wilder Court as a private road. The application was
accepted on May 7, 2010.

LOCATION The intersection of Old Ox Road (Route 606), Underwood
Lane, and Relocation Drive (Route 775), at 22995 Wilder
Court in Sterling.

PROPERTY/PARCEL#/ACREAGE OF SITE

ZONING PD-GI (Planned Development – General Industrial), under
the 1972 Zoning Ordinance
AI (Airport Impact) Overlay District, outside of but within 1
mile of the Ldn 60
Route 28 Highway Improvement Tax District

SURROUNDING ZONING/ LAND USES

ZONING PRESENT LAND USES
NORTH PD-GI Industrial
SOUTH PD-GI Industrial (Northpointe)
EAST PD-IP Industrial (Prologis)
WEST PD-GI Industrial

Tax Map # PIN # Acreage
/94//21////12/ 046-36-8231 11.51 acres

/94//21/////A/ (Wilder Court) 046-37-2605 0.4 acres
11.92 acres
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II. SUMMARY OF DISCUSSION

TOPIC / ISSUE
AREA ISSUES EXAMINED AND STATUS

Comprehensive
Plan

 Consistency with the Revised General Plan land use policies
(Suburban Policy Area - Sterling Community). The area is planned for
industrial uses. Status: No issues.

Zoning  Consistency with the proffers associated with ZMAP 1985-0021 and
ZMAP 1986-0015, Le Bourget Business Park. Status: No issues.

 Consistency with the PD-GI zoning district regulations under the 1972
Zoning Ordinance. Status: No issues.

Transportation  Consider installing a westbound right turn lane on Old Ox Road at
Wilder Court. Status: Resolved. Not installing the turn lane is
reasonable based on the low traffic volume generated by the data
center use.

 Consider proffering to only data center uses. Status: Resolved with a
proffer.

 Install signage limiting truck traffic to Underwood Lane. Status:
Resolved with a proffer.

Environmental  No issues.
Fire & Rescue  Contribution proffered and provided with ZMAP 1985-0021 and ZMAP

1986-0015, Le Bourget Business Park. No issues.
Proffer Statement  Currently under review.
Disclosure of Real
Parties in Interest  Received, dated September 24, 2010.

POLICY OR ORDINANCE SECTIONS SUBJECT TO APPLICATION

Revised General Plan
Chapter Four: Economic Development, Business Land Use and Corridor Development.
E. Route 606 (Old Ox Road).
Chapter Five: The Green Infrastructure.
Chapter Six: Suburban Policy Area.
Chapter Seven: Planned Land Use Map.

2010 Revised Countywide Transportation Plan
Chapter 2: County Road Network. II. A. Countywide Transportation Plan Map.
Appendix1 – Planning Guidelines for Major Roadways.
Appendix 6 – Planning Guidelines for Bicycle and Pedestrian Facilities.

Dulles North Area Management Plan (DNAMP)
Chapter VI: Transportation Policies

1972 Zoning Ordinance
Section 700: PD: Planned Development Districts, Generally.
Section 723.2: Planned Development – General Industrial - PD-GI.
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III. FINDINGS FOR APPROVAL

1. Wilder Court serves only one lot, and is therefore, not eligible for acceptance into
the Virginia Department of Transportation (VDOT) public street system.

2. For this particular application, not installing a westbound right turn lane on Old
Ox Road (Route 606) at Wilder Court is reasonable, given the nominal number
of employees, the low volume of traffic generated by the use, and the negligible
number of AM peak hour right turns onto Wilder Court, in addition to the
applicant’s proffer limiting the use of the property to data centers and limiting
truck traffic to the Underwood Lane entrance.

3. The data center use is consistent with the Revised General Plan land use policy
for the Sterling Community of the Suburban Policy Area and the Dulles North
Area Management Plan (DNAMP).

4. The Zoning Concept Plan Amendment application does not impact any elements
of the Green Infrastructure, as identified in the Revised General Plan.

5. The Zoning Concept Plan Amendment application is consistent with the Concept
Development Plan and Proffer Statement associated with ZMAP 1985-0021 and
1986-0015, Le Bourget Business Park, with no resulting change in development
density.

6. The Zoning Concept Plan Amendment application is in accordance with the 1972
Zoning Ordinance.

IV. PROJECT REVIEW

A. CONTEXT

Background

On September 15, 1986, the Board of Supervisors approved ZMAP 1985-0021 and
ZMAP 1986-0015, rezoning 75.93 acres from R-1 to PD-GI (Planned Development –
General Industrial) in order to create Le Bourget Business Park. The business park is
located at the intersection of Old Ox Road (Route 606), Relocation Drive (formerly
Ceder Green Road/Route 775), and Underwood Lane (Route 866). Old Ox Road
bisects the business park. (Refer to Graphic 2.)

The subject of this application is the portion of the business park located on the
northeast side of Old Ox Road. The originally approved Concept Plan shows three (3)
lots situated north of Old Ox Road. However, the 3 original lots were later consolidated
(BLAD 1989-0021, 1989-0210, 1999-0013) and developed with the existing one-story,
131,192 square-foot building.



ZCPA 2005-0011, Qwest at Le Bourget Business Park
Planning Commission Public Hearing

October 27, 2010
Page 8

Qwest purchased the property in December 2009, and is using the existing building as a
data center. The facility is secure and enclosed with chain link fencing topped with rows
of wire. Bollards surround the perimeter of the fence. Manned guard houses are
situated at the two gated entrances located at Wilder Court and Underwood Lane.

Established warehouse and industrial uses occupy the portion of Le Bourget Business
Park that is located on the southwest side of Old Ox Road (Northpointe). Prologis Park,
a large established distribution center, is located east of the subject property. Dulles
Distribution Center is located to the west. Smaller established light industrial parks are
located to the north.

Request

The applicant proposes to amend proffers #5 and #8 of the approved Proffer Statement
associated with ZMAP 1985-0021 and ZMAP 1986-0015, Le Bourget Business Park in
order to retain Wilder Court as a privately owned and maintained road. (Refer to
Attachment 5.b). Proffer #5 required constructing a two-lane road (Road C) from Old Ox

Source: Staff illustration/County GIS records.

Graphic 2. Le Bourget Business Park
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Graphic 3. Previously Proffered Lot Configuration and Public
Road Versus Proposed Lot Configuration and Private Road

Road (Route 606) northerly and westerly to serve three lots. (See Graphic 3). Proffer #8
also called for all internal and on site roads to be dedicated for public road purposes.

Since the three lots proposed to be served by Road C were consolidated, the two-lane
public road was never constructed. Instead, a shorter segment from Old Ox Road
northerly was constructed as a private road and named Wilder Court. Since Wilder
Court serves only one parcel, fulfillment of the proffer requiring a public street is not an
option, as VDOT requires that each public road serves a minimum of three users.

B. SUMMARY OF OUTSTANDING ISSUES

Staff has no issues with the applicant’s request to retain Wilder Court as a private
street. However, Staff has identified one area in which the applicant’s proposal is
inconsistent with the 2010 Countywide Transportation Plan (CTP).

1. The CTP states that left and right turn lanes are required at all intersections on
this section of Old Ox Road (Route 606). The applicant does not propose to
install a westbound right turn lane on Old Ox Road at Wilder Court. Given the low
traffic volume that the data center generates, Staff finds that not installing a right
turn lane is reasonable.

Source: Approved Concept Plan for Le Bourget
Business Park, ZMAP 1985-0021 and ZMAP
1986-0015.

Source: Staff illustration/County GIS records.

3 Lots and a Public Road 1 Lot and a Private Road
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C. OVERALL ANALYSIS

COMPREHENSIVE PLAN

Land Use

The property is located within the Sterling Community of the Suburban Policy Area and
is specifically governed by the Revised General Plan (RGP), as well as the Dulles North
Area Management Plan (DNAMP). The RGP identifies the site as suitable for industrial
uses.

The site is currently used as a data center, which is consistent with the policy guidance
for the area. The applicant’s proffers limit uses on the subject property to data centers.
Any other future use would require a Zoning Concept Plan Amendment (ZCPA).

ENVIRONMENTAL

This application has no outstanding environmental issues. The site is not
environmentally sensitive. The applicant is occupying an existing building in an
established business park. No impacts to environmental features are proposed.

ZONING

There are no outstanding Zoning issues. The applicant has completed the plat and
proffer revisions that Staff requested during the referral process.

Existing Zoning

The property is zoned PD-GI (Planned Development – General Industry) under the
1972 Zoning Ordinance and is located within the AI (Airport Impact) Overlay District,
outside of but within 1 mile of the Ldn 60, and within the Route 28 Highway
Improvement Tax District. Within the PD-GI zoning district, the maximum allowed
building floor area is 0.40. The subject property is developed at a building floor area of
0.26. No increase in density is proposed as part of this Zoning Concept Plan
Amendment (ZCPA).

Previous Approvals

Staff has reviewed the application for consistency with the Proffer Statement for ZMAP
1985-0021 and ZMAP 1986-0015, Le Bourget Business Park. The entire Le Bourget
Business Park will continue to be subject to that Proffer Statement. If approved, the
additional and revised proffers associated with the proposed ZCPA, Qwest at Le
Bourget Business Park, would apply only to the subject property.
TRANSPORTATION
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Wilder Court Facing NortheastWilder Court Facing Southwest
Towards Old Ox Road

Graphic 4. Site Entrances

Underwood Lane’s Gated
Truck Entrance with Guard House

Source: Staff photos.

Staff and VDOT have no issues with Wilder Court remaining a privately owned and
maintained road. However, Staff has identified one area in which the applicant’s
proposal is inconsistent with the 2010 Countywide Transportation Plan (CTP). That is
discussed below under the heading “Westbound Right Turn Lane”.

Access

Wilder Court, accessed from Old Ox Road (Route 606), provides access solely to the
subject site (See Graphic 4). As a private road, it is not part of the CTP network. At
present, the segment of Old Ox Road in the vicinity of the site is an urban four- to six-
lane (U4M/U6M) median divided section within a 120-foot right-of-way (ROW). A left
turn lane and a traffic signal are in operation at the intersection of Old Ox Road and
Wilder Court/Ariane Way.
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Truck traffic and deliveries currently and will continue to access the site from the gated
Underwood Lane entrance, which is proximate to the loading area. The applicant is
proffering that all truck traffic will use the Underwood Lane entrance and that a sign will
be installed at the Wilder Court entrance stating that truck traffic must use Underwood
Lane (Proffer 4).

Westbound Right Turn Lane

Staff has identified a discrepancy between the CTP and the applicant’s proposal. The
CTP states that left and right turn lanes are required at all intersections on the section of
Old Ox Road (Route 606) between Sully Road (Route 28) and the Dulles Greenway
(Route 267). This would include the westbound right turn lane on Old Ox Road at Wilder
Court. The intent of the policy is to maintain safe driving conditions on this segment of
Old Ox Road because it carries a high volume of fast-moving traffic, much of which is
truck traffic, due to the surrounding industrial uses. The most recent (2009) VDOT traffic
counts indicate that Old Ox Road in the vicinity of the site carries approximately 30,000
vehicles per day.

The applicant’s traffic memo indicates that the right turn lane is not warranted based on
the minimal number of peak hour trips and AM peak hour right turns that the data center
use will generate. According to the memo, Qwest’s 25 to 30 employees will be divided
among three shifts, generating 8 AM peak hour trips and 4 PM peak hour trips. During
the AM peak, entering traffic would be split with approximately 66 percent traveling from
the west and 34 percent from the east, resulting in approximately 12 left turns and 6
right turns onto Wilder Court.

Staff finds that for this particular application, not installing a westbound right turn lane is
reasonable, given the nominal number of employees, the minimal number of peak hour
trips, and the negligible number of right turns onto Wilder Court, in addition to the
applicant’s proffer to limit the use of the property to data centers and to limit truck traffic
to the Underwood Lane entrance. Staff notes that any use other than a data center
would generate significantly more traffic, which would warrant a new traffic study and
potential road improvements, such as the westbound right turn lane.

FIRE AND RESCUE

The Sterling Volunteer Fire and Rescue Company (Station 11/15) will continue to serve
the site with an estimated response time of 5 minutes and 38 seconds.

Staff notes that the previously approved proffers for Le Bourget Business Park provided
a fire and rescue contribution of 10 cents per square foot (proffer #18). That contribution
is commensurate with current County policy and has already been provided.
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D. ZONING ORDINANCE CRITERIA FOR APPROVAL

Section 1208.2 of the 1972 Loudoun County Zoning Ordinance states “The Board shall
determine that the following requirements are met, or be assured that they will be met,
in acting upon a petition to change the zoning boundaries or classification of property on
the zoning map:”

Standard 1208.2.1 Relation to major roads. Except as otherwise specifically
provided herein, parcels which are the subject of requests for changes of
zoning classification shall be so located with respect to arterial or collector
roads as to provide direct access to such parcel without creating
increased traffic along minor streets in residential neighborhoods outside
the district. Neither enlargement nor extension of such arterial or collector
roads shall be required in a manner, form, character, location, degree,
scale, or at such time, as would result in a higher net public cost than
would development and forms generally permitted under existing zoning
on the parcel or parcels which are the subject of the petition.

Analysis Direct access will continue to be provided to the site from Old Ox Road,
which is a major collector, via Wilder Court. As proffered, truck traffic is
limited to the Underwood Lane entrance. The applicant’s traffic information
indicates that 25 employees will be spread across three shifts, generating a
minimal increase in traffic volume. The traffic memo does not indicate
increased traffic along minor streets in residential neighborhoods outside of
the PD-GI zoning district. The request will result in no discernable increase
in net public costs.

Standard 1208.2.2 Relation to utilities. Except as otherwise specifically provided
herein, districts shall be so located in relation to sanitary sewers, water
lines, storm and drainage systems and other utilities systems and
installations, that neither enlargement nor extension of such system will be
required in a manner, form, character, location, degree, scale, or at such
time, as would result in a higher net public cost than would development in
forms generally permitted under existing zoning on the parcel or parcels
which are the subject of the zoning petition.

Analysis Approval of the zoning concept plan amendment would not result in a
higher net public cost associated with utilities. All utilities are in place and
will continue to serve the existing data center. The request will result in no
discernable increase in net public costs associated with utilities.

Standard 1208.2.3 Relation to public facilities. Except as otherwise specifically
provided herein, districts shall be so located, designed and scaled with
respect to necessary public facilities, including in the case of development
of a residential character, public schools, parks, recreational sites, open
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spaces and other facilities, that the net public cost is not greater than the
public cost as would result under the existing zoning of the parcel.

Analysis Approval of the request would not change the property’s existing PD-GI
zoning. There is no discernible, immediate impact on County expenditures
associated with the ZCPA. The existing data center use will continue to
operate. The development does not include a residential component. As
with most commercial projects, it is anticipated that revenues generated
by the use will exceed the cost of providing public services.

Standard 1208.2.4 Additional public facilities. Except as otherwise specifically
provided herein, the zoning classification of parcels which are the subject
of requests for changes of their classifications, shall not be changed if
development, as would be permitted under the new classification, would
create the need or necessity for additional public facilities, including, in the
case of development of a residential character, public schools, parks,
recreational sites, open spaces and other facilities, and the net public
costs would be greater than the public costs for the public facilities
necessitated by development as permitted under the existing zoning of the
parcel.

Analysis The applicant does not propose changing the property’s PD-GI zoning
classification. As there is no residential component, and the existing data
center use is proposed to continue, approval of the application will not
generate the need for additional public facilities or expenditures beyond
those that are already available to serve the existing data center use.

V. ATTACHMENTS PAGE
NUMBER

1. Review Agency Comments
a. Planning, Comprehensive Planning (07-15-10) A-1
b. Building and Development, Zoning (07-01-10) A-2
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e. Virginia Department of Transportation (07-12-10) A-7
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2. Disclosure of Real Parties in Interest (09-24-10) A-9
3. Applicant’s Response to Referral Comments (09-07-10) A-23
4. Applicant’s Statement of Justification (09-07-10) A-27
5. Applicant’s Proffers

a. ZCPA 2005-0011, Qwest at Le Bourget Business Park, Proffer Statement
(09-07-10)
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Park, approved Proffer Statement (09-12-1986)

A-31

A-33

6. Zoning Concept Plan Amendment Plat (April 2010) follows A-41
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